
DEVELOPMENT REVIEW BOARD REPORT 

MEETING DATE: August 3, 2006    ITEM NO. _______ 
    
 

CASE NUMBER/ 
PROJECT NAME 

88-DR-2005#2 
Skysong Residential (Phase III) 
   

LOCATION Southeast corner of Scottsdale and McDowell Roads 

REQUEST Request approval of a site plan and parking structure location as part of the 
overall Skysong Planned Community District. This site plan would specifically 
approve the footprint of the proposed parking garage and set a perimeter 
development boundary line for the proposed residential development. 
 

OWNER City of Scottsdale 
480-312-7064 
 

ENGINEER Wood Patel Engineering 
480-834-3300 

ARCHITECT/ 
DESIGNER 

Todd & Associates, Inc. 
602-952-8280 

APPLICANT Higgins Plaza Development 
Partners 
312-943-4999 
 

BACKGROUND Zoning. 
The site is zoned Planned Community District with amended development 
standards (PCD), which allows research and development, general office, retail, 
medical office, government, residential, and service related uses.  
 
Context. 
The site is located on the southeast corner of the intersection of Scottsdale Road 
and McDowell Road. 
 
Adjacent Uses:   

• North: A mixture of commercial, retail, office, and auto dealership land 
uses in the C-3 & C-4 zones. 

• South: Primarily multi-family residential housing in an R-5 zone, with 
some commercial retail uses fronting Scottsdale Road in a C-3 
zone. 

• East: Commercial shopping center and a church in a C-S zone. 
• West: Commercial shopping center and a bank in a C-3 zone. 

 
APPLICANT’S 
PROPOSAL 

Applicant’s Request.  
The applicant is requesting approval of a site plan for a proposed multi-family 
component as part of the Skysong Planned Community District.  This site plan 
would specifically approve the footprint of a proposed parking garage and set a 
perimeter development boundary line (“building envelope”) for the proposed 
residential development. 
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The parking structure, if built in the manner currently proposed, would be 
completely surrounded by multifamily residential housing, which would be 
approved by the DRB at a later date. The proposed garage would be 60 feet in 
overall height, and provide approximately 960 parking stalls. All parking for the 
residential project would be provided in the parking structure, and the remainder 
would be used for the Phase II office structure directly north of this proposed 
development. 
 

DISCUSSION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Development Review Board has considered the Skysong Phase III  
Residential component at three separate Study Sessions, on June 1, 2006, June 
15, 2006, and July 20, 2006. During this time, the DRB gave feedback to the 
applicant about potential design issues which might impact the project.  
 
In the proposed location, the garage component will provide a separate entrance 
drive and exit drive on “South” Street.  There will be a pedestrian connection 
between the garage and the Phase II office building to the north. A general 
impact analysis for this portion of the project is attached as attachment 1. 
 
Site Plan 
The Phase III site plan, as proposed, is part of the Skysong Planned Community 
District, and defines the perimeter boundary for the development in the southeast 
quadrant of the site. The building envelope meets or exceeds all 
setback/development standards in the PCD zoning district. Further, this 
boundary, as currently proposed, would leave enough space outside of the 
developable area to provide the sidewalks, landscaping, and on-street parking 
which would be a requirement of any future approval for the residential 
component.  
 
Building Envelope 
The applicant is applying for approval of a site plan, which includes a “building 
envelope.” This area represents the maximum amount of horizontal space which 
can contain development, and no residential building footprint would be allowed 
outside of this area. Final building footprint/site planning would be subject to 
future DRB review and approval, and would not exceed the building envelope 
being proposed at this time. If approved, any change to this envelope would 
require an amendment to the site plan. 
 
Parking Structure Location 
The parking structure is proposed to be located interior to the site with 
southbound ingress/egress onto “South” Street, and would ultimately be 
completely surrounded by the proposed multi-family residential project. The two 
vehicular access points along “South” street can accommodate two way 
(east/west) traffic to either Center Street or 74th Street. There is a pedestrian 
connection from the garage to the office building to the north.  
 

Community Involvement 
An applicant sponsored open house was conducted on the project on May 31, 
2006, as well as a meeting of the Ad Hoc Steering Committee on June 13, 2006, 
to provide input to the City Council. Members of the public have spoken both in 
favor and against the proposed residential project. There has not been any 
specific comment either for or against the proposed garage. 





Skysong Impact Analysis 
 

Department Issues Checklist 
 
Transportation 
The Transportation Department retained Parsons Brinkerhoff to perform a Transportation 
Impact and Mitigation Analysis (TIMA) for the project. The results of that analysis 
shows that the proposed project will generate less daily trips when would be generated by 
the allowed uses under prior land use/zoning. As a result, the development will not 
adversely impact the surrounding street system adjacent to the site. 
 
Parking 
All of the required parking for the proposed Skysong Phase III residential component will 
be provided in the proposed 960 parking stall structure. The remainder of the parking 
stalls will be utilized to account for required parking for the approved office building 
along Skysong Boulevard. 
 
Fire Department Review 
The Fire Department reviews all projects for fire and life safety. This includes the 
possible effects that could be imposed on adjacent buildings as well as response of 
emergency vehicles for fire and life threatening events. A project will not be approved for 
a permit that does not comply with code and ordinance criteria. 
 
Public Utilities 
Overall Development – In general the surrounding water and sewer systems have 
sufficient capacity to accommodate Skysong.  On-site improvements and connections to 
the surrounding water and sewer systems are being designed and constructed per the 
requirements of the lease agreement and will assure proper capacity for the project. 
 
Drainage 
Similar to the water and sewer capacities, existing and planned stormwater systems for 
this area will have sufficient capacity to accommodate Skysong.  On-site improvements 
and connections to the existing and planned stormwater systems are being designed and 
constructed per the requirements of the lease agreement and will assure proper capacity 
for the project. 
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Stipulations for Case: 
Skysong Residential 

88-DR-2005#2 
Unless otherwise stated, the applicant agrees to complete all requirements prior to final plan approval, to the 
satisfaction of the Director of Planning and Development Services. 
 

PLANNING  
 

APPLICABLE DOCUMENTS AND PLANS: 

DRB STIPULATIONS 

1. Except as required by the City Code of Ordinances, Zoning Regulations, Subdivision Regulations, and 
the other stipulations herein, the site design and construction shall substantially conform to the following 
documents: 

a. The location and configuration of all site improvements shall be constructed to be consistent with 
the dimensioned site plan showing the residential building envelope and parking garage location 
submitted by Todd & Associates with a staff receipt date of 7/28/06. Unless specifically amended 
by this approval, all improvements shall be in compliance with the adopted development 
framework plan and all prior approvals. 

b. All residential buildings and parking structure shall be within the building envelope located on the 
approved site plan. Any change or expansion of this envelope shall require Development Review 
Board approval. 

ARCHITECTURAL DESIGN: 

DRB STIPULATIONS 

2. This approval is for the building envelope of the residential component and the footprint of the garage 
improvements only.  No design elements, architectural elements, or elevations are included in this 
approval. 

SITE DESIGN: 

DRB STIPULATIONS 

3. The required parking for the residential project shall be provided in the parking structure. 

4. No permits for the garage shall be issued until after the residential project has received Development 
Review Board approval. Additionally, if a residential project is not constructed, the applicant must submit 
for, and receive, Development Review Board approval for the elevations of the parking structure.  

ACCESS AND PARKING: 

DRB STIPULATIONS 

5. The applicant shall designate an area on the first floor of the parking garage for bicycle parking and shall 
provide bicycle racks in this area.  The final floor plan(s) shall call out the selected location of the bicycle 
parking area, to the satisfaction of the General Manager of Transportation or designee. 

6. All access points and pedestrian connection to the parking structure shall be designed to be pedestrian 
friendly and provide efficient, safe access in and through the parking structure to the satisfaction of the 
General Manager of Planning and Development Services or designee. 

ATTACHMENT A 
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ORDINANCE 

A. All applicable zoning ordinance requirements must be satisfied at the time of final plans approval. These 
include, but are not limited to, demonstration of ADA requirements, bicycle parking requirements, and 
overall maximum height.   

RELEVANT CASES: 

At the time of the review, the relevant zoning case was 26-ZN-004. 
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